
Meeting of:  Planning and Licensing Committee
Date: Thursday, 15th March, 2018
Time: 6.15 pm.
Venue: Hollingworth - (Room 108AB), First Floor, 

Number One Riverside, Smith Street, 
Rochdale, OL16 1XU

This agenda gives notice of items to be considered in private as required by
Regulations 5 (4) and (5) of The Local Authorities (Executive Arrangements)
(Meetings and Access to Information) (England) Regulations 2012.

Item 
No.

SUPPLEMENTARY AGENDA Page No

7.  ERECTION OF 37 SUPPORTED LIVING APARTMENTS WITH 
ANCILLARY CAFE (1NO. PART SINGLE, PART TWO AND PART 
THREE STOREY BLOCK OF 31 APARTMENTS AND 1NO. TWO 
STOREY) BLOCK OF SIX APARTMENTS ON LAND ADJACENT TO 
THE LADYBARN, HARBOUR LANE, MILNROW 
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Planning and Licensing Committee 
Update Report – 15th March 2018

AGENDA ITEM 6b, page 76 – 17/00891/FUL – Land adjacent to the Ladybarn, Harbour 
Lane, Milnrow, OL16 4HF

CONSULTATION RESPONSES

Transport for Greater Manchester – The submitted acoustic report notes that “The site is 
bounded by the Metrolink tram line to the north”. Information in the report does not however 
confirm that the development will be insulated against noise and vibration from the adjacent 
Metrolink line.  A condition is requested that a scheme to acoustically insulate the proposed 
development against noise and vibration from the adjacent Metrolink line is submitted. 

ADDITIONAL REPRESENTATIONS

Five additional letters of objection have been received. These are from residents that have 
provided previous objections to the application and their most recent concerns that raise 
additional issues over and above those noted in the report are summarised below along with 
an officer response:

- The minutes of the committee meeting of the 5th February are not a true reflection of 
the meeting.  The committee instructed the developers to;

o Engage directly with the residents
o Reduce the scale of the building and increase the offset distance
o Address the loss of privacy 
o Emergency service access

Officer response – The minutes are prepared by Committee Services and are outside of the 
control of the Planning Service. The minutes of the previous meeting form an agenda item 
for members to consider. It is again noted that the developer community engagement for this 
type of application is not mandatory, although it would always be encouraged in advance of 
the submission of a planning application.

- In order to consult on and address the issues raised by committee local residents 
should have been provided with a 28-day, 2-way consultation or 21 days. Concerns 
that the Council have failed to comply with their adopted Statement of Community 
Involvement in regards to publicity.

Officer response - The Council have publicised the application and amendments over and 
above statutory requirements.

- Concerns that the Council have failed to act in accordance with the law in respect of 
policy and legislation. If Council approve the application residents would be 
compelled to contemplate seeking Judicial Review of the decision and also referring 
the matter to the Local Government Ombudsman.

Officer – The Local Planning Authority have duly followed all required procedures and 
assessed the application against relevant policy as is fully detailed in the officer report. 

- This is a completely new set of plans and it should have been a new planning 
application.
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Officer response – The planning system allows the submission of amended plans through 
the course of a planning application. All amendments received have been appropriately 
publicised and updated comments from consultees have been sought where required. 

- The officer report fails to address the fact that Highways thought the development 
was sheltered accommodation. Highways have assessed this development as C3 
sheltered accommodation development. There is no mention in the Highways report 
regarding the café. Emergency service access report has not been provided. 

Officer response – Although highways have referred to the application slightly different to the 
description of development it has been considered throughout as C3(b) and legal advice has 
been sought in defining the correct use class for the development.  Highways confirm that in 
respect of the café, the application is considered as a whole and this includes the highway 
assessment. Highways consider access to the site to be suitable, including for the access of 
emergency vehicles. 

- The Council have breached its own regulations in regards to the number of parking 
spaces. What if this assumption fails and what is your contingency?

Officer response – Highways Services have assessed the level of parking proposed as 
acceptable. The standards in the Core Strategy are maximum standards. The planning 
system does not make provision for contingency requirements. 

- Concerns regarding the distance to the boundary with 11a Bramhall Close. The 
report states it would be 10.0m and 10.5m. Concerns that the development would 
overlook no. 11a, resulting in safeguarding issues for its occupants and impacting on 
amenity. 

Officer response – The correct distance to no. 11a is 10.5m. The reference to 10.0m is a 
typing mistake. The 10.5m complies with the requirements of the Council’s SPD – 
Guidelines and Standards for Residential Development in respect of recommended space 
standards. The impact on residential amenity is considered to be acceptable. 

- Reference to the Officer Report assessment of developer contributions. Confusion 
over the proposed use class and an opinion that the application should be classed as 
C2. 

Officer response – Legal advice has been sought in respect of the correct use class which is 
C3(b). This is to be conditioned on any approval. The development does fall within the 
realms of sheltered housing and as such developer contributions are not required. 

- Concern regarding the scale of the development and the officer assessment. The 
scale has not been reduced since the previous committee meeting. Concerns that no 
reference has been made in respect of the increase number of bedrooms in block A. 

Officer response – The officer report clearly outlines that block A would contain 31 
apartments (6 apartments in block B). The scale of the development and separation of the 
development with neighbouring properties has been fully assessed in the report as 
acceptable. The impact of the development on neighbouring residents would not result in 
undue harm. 

- Concerns over the impact on residential amenity for the residents no. 24 Shepherds 
Way. The SPD refers to the separation standards as ‘minimum’ and also states that 
“where buildings of 3 storeys or more are proposed, it may be necessary for 
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minimum distances to be increased”. Concerns that the development does not meet 
minimum standards. 

Officer response – The relationship with no. 24 Shepherds Way is fully assessed in the 
officer report. The SPD does not require space standards to be increased for all 
developments of 3 storeys and over. The relationship of the proposal to all neighbouring 
residents has been assessed in full and considered as acceptable. The SPD refers to direct 
relationships and where there are slight shortfalls in the recommended space standards, 
these are at oblique angles. 

- The report states that grant money does not affect the Committee decision. Concerns 
that this is not the case following the committee decision to defer the application in 
which the grant deadline was stressed.

Officer report – The availability of funding is not a material planning consideration. 

- A view that the café should be removed from the application as it is not for mixed 
development. The café should only be used by individuals visiting residents. 

Officer response – The café has been considered as part of the application and is 
acceptable as an ancillary part of the development that may also be open to the public. The 
impacts from the café use have been fully considered including any highway implications 
and impacts on residential amenity. It is appropriate for the café to be open to the public 
within the hours stipulated under condition. 

- Concern about the footpath through the site - the residents submitted proof of usage 
of the pathways for over 20 years and permissible access rights were applicable and 
this was established during the Bellway development.

Officer response – The paths referred to are designated as highways and it is the 
responsibility of the applicant to obtain any associated consents required. The development 
itself once constructed would maintain these routes and their use during the construction 
period must be managed by the developer.

- Query why some distances are referred to as ‘approximate’ and whether the windows 
in the side elevation facing No.15 Bramhall would be obscurely glazed. 

Officer response – The plans indicate distances to the boundaries. Where distances are not 
indicated, these are scaled from the plans however definitive boundaries are a legal matter 
and scaling of the plans are therefore reported as approximate distances. The development 
would sit comfortably within the site and would not result in harm to the amenities of the 
occupiers of adjoining properties. Condition 5 requires obscure glazing at first floor level 
(included as revised below). 

- Concerns regarding surface water drainage as the garden of 15 Bramhall Close is 
1m-1.5m below the level of the application site and this may result in flows towards 
the garden in an area with high and medium risk of surface water flood risk. 

Officer response – the drainage proposals have been fully assessed by the Council’s 
Drainage engineer and they have confirmed that surface water from the site will be 
appropriately controlled and will include betterment. 

Analysis

Drainage
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Additional drainage details have submitted to address the outstanding drainage 
requirements and remove the need for a pre-commencement condition. 

The submitted information proposes;
- Two attenuation geo-cellular tanks to collect rainwater drainage from roofs and the 

café terrace and then percolate inflows into the ground
- Paved and parking areas will percolate into the ground via permeable surfacing. 

The additional information has been assessed by the Council’s Drainage Officer. The 
proposals are supported and the installation of attenuation tanks with infiltration features are 
the most sustainable drainage solution for the site. Additional information regarding the 
required volume of the 2 attenuation tanks is required, with full soakaway testing required 
prior. Conditions are recommended accordingly. 

Metrolink Line

Transport for Greater Manchester has requested additional information to demonstrate that 
the site would be acoustically insulated against noise and vibration from the adjacent 
Metrolink Line.  This matter can be dealt with through an amended condition. 

Amenity

In order to address the concerns of the occupants of no. 11a Bramhall Close in respect of 
additional windows being subsequently introduced at second floor level in the north elevation 
of Block A, an additional condition is recommended that specifically restricts the insertion of 
windows to the second floor of the north elevation in future. 

Recommendation 

Revised Conditions

2. This permission relates to the following plans:

o Proposed Site Plan – Drawing no. 2312.P.01 Rev T
o Proposed Site Context Plan – Drawing no. 2312.OS.02 Rev H
o Block A - Proposed Ground Floor Plan – Drawing no. 2312.P.100 Rev J
o Block A - Proposed First Floor Plan – Drawing no. 2312.P.101 Rev H
o Block A - Proposed Second Floor Plan – Drawing no. 2312.P.102 Rev H
o Block A Proposed Elevations Sheet 1 – Drawing no. 2312.P.104 Rev D
o Block A Proposed Elevations Sheet 2 – Drawing no. 2312.P.1054 Rev D
o Block B Proposed Ground Floor Plan – Drawing no. 2312.P.200 Rev E
o Block B Proposed First Floor Plan – Drawing no. 2312.P.201 Rev E – Rev E
o Block B Proposed Roof Plan – Drawing no. 2312.P.202 Rev C
o Block B Proposed Elevations – Drawing no. 2312.P.203 Rev D
o Proposed Site Levels Layout – Drawing no. 217/022/201 Rev P1
o Design and Access Statement – IWA Architects dated July 2017
o Planning Statement – Dated October 2017
o Supporting Letter – Ref: PART100
o Crime Impact Statement – Ref: 2016/0408/CIS/01 24th November 2017
o Phase 1 Desk Study – Ref 1151 Rev 0
o Phase 2 Ground Investigation and Contamination Assessment – Ref 1151A 

Rev 0
o Flood Risk Assessment – Ref EPG-8735-FRA-01v1.1
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o Surface Water Management and Alternative Sustainable Drainage Layout – 
Ref EPG/8735/SD/001 Rev B

o Surface Water Management Alternative Sustainable Drainage Typical Details 
– Drawing no. EPG/8735/SD/100 Rev B

o Drainage Calculations Block A – Ref EPG – 8735-MD Calculations
o Drainage Calculations Block B and hardstanding– Ref EPG-8735-MD – 

Calculations 
o Permeable paving details of car parking bays and access road (typical 

sections) – Received 9th March 2018
o Noise Impact Assessment – Prepared by DBZ Acoustics ref 16058
o Ecological Appraisal -  Prepared by Verity Webster – dated September 2017
o Arboricultural Report – JCA ref: 12910/ME

The development shall be carried out in accordance with the approved drawings.

Reason: For the avoidance of doubt and to ensure a satisfactory standard of development in 
accordance with the policies contained within the adopted Rochdale Core Strategy and the 
National Planning Policy Framework.

5. Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (or any equivalent Order following the amendment, re-
enactment or revocation thereof) prior to first occupation of the Block A the first floor 
windows of the west elevation that serves the corridor circulation space shall be fitted with, 
to a height of no less than 1.7m above finished floor level, non-opening lights and textured 
glass with an obscuration level of no less than Level 3 of the Pilkington Glass scale (or 
equivalent) and retained as such thereafter.

Reason: In the interest of residential amenity and in compliance with policy DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework.

12. Notwithstanding the details submitted in the Acoustic Planning Report – prepared by 
Lighthouse Acoustics (ref 0261/APR1 Revision 1) dated 16 February 2018 and the 
submitted Noise Impact Assessment – Prepared by DBZ Acoustics (ref 16058), no above 
ground works shall take place until a revised noise/acoustic assessment has been submitted 
to and approved in writing by the Local Planning Authority. For the avoidance of doubt, the 
assessment shall demonstrate the measures to be incorporated into the development to 
acoustically insulate against noise and vibration from the adjacent Metrolink Line. The 
development shall thereafter be undertaken in accordance with the approved noise/acoustic 
assessment and the development shall not be occupied until the approved measures have 
been fully installed. 

Reason: To protect residents from noise from the adjacent Metrolink line, in the interest of 
residential amenity and in accordance with policy DM1 of the adopted Rochdale Core 
Strategy and the National Planning Policy Framework. 

16. The measured for the control of surface waters from the site shall be carried out in 
accordance with the details submitted under drawing no. EPG/83735/SD/001 Rev B, EPG 
8735/SD/100 Rev B and prior to the installation of the 2 no. attenuation tanks, details of their 
required volume and the results of a full scale BRE 365 soakage testing in trial pits in the 
location of the proposed soakaways shall be submitted to and approved in writing by the 
Local Planning Authority. No above ground works shall take place unless and until the 
attenuation tanks have been installed in accordance with the approved details. The 
development shall thereafter be completed in accordance with the approved details and 
thereafter retained and maintained in accordance with the manufacturer’s instructions. The 
surfacing of the car parking bays and access road shall be undertaken in accordance with 
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details shown on typical sections through the permeable car parking bays and permeable 
access road (received on the 9th March 2018) prior to the first occupation of the 
development.

Reason: To prevent an increased risk of flooding as a result of the development and to 
ensure satisfactory disposal of surface water from the site in accordance with Policy G8 of 
the adopted Rochdale Core Strategy, saved Policy EM/7 of the adopted Rochdale Unitary 
Development Plan and the National Planning Policy Framework.

17. No development or site clearance works, other than BRE 365 soakage testing of trial pits 
in the location of the proposed soakaways as required by condition 16, shall take place until 
a Construction Management Plan (CMP) with detailed method statements of construction 
and risk assessments, has been submitted to, and approved in writing by the local planning 
authority.  The approved CMP shall include agreed safe methods of working adjacent to the 
Metrolink Hazard Zone and shall be adhered to throughout the construction period.  The 
CMP shall provide for: -

• the parking of vehicles of site operatives and visitors;
• hours of construction;
• loading and unloading of plant and materials;
• storage of plant and materials used in constructing the development;
• construction and demolition methods to be used; including the use of cranes (which 

must not oversail the tramway);
• measures to control the emission of dust and dirt during construction;
• a scheme for recycling/disposing of waste resulting from demolition and construction 

works; and
• a secure boundary to the operational Metrolink line. 

Reason: To ensure safe working adjacent to the Metrolink line and to mitigate construction 
impacts in accordance with policies DM1 and G9 of the adopted Rochdale Core Strategy 
and the National Planning Policy Framework.

Additional condition

20. No additional windows or window openings shall be inserted in the second floor of the 
north elevation of Block A unless planning permission for such works has been granted on 
application to the local planning authority. 

Reason: In the interests of residential amenity and in accordance with policy DM1 of the 
adopted Rochdale Core Strategy and the National Planning Policy Framework. 
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